e placement of a theme park in the form of a Zen garden, as a business opportunity in the Slovenian rural area, is discussed. e design of the garden, with all the major points of a standard business plan, is accurately presented, with a description of the business, branch, and services, market analysis, marketing strategy, nancial projections, and a plan of the work and activities. e nancial aspect is presented as the amount of investment, net present value, and internal rate of return. e amount of investment is estimated at €14.891, which should be reimbursed within 4 years of operations. e estimated internal rate of return is estimated at 16.86%. Part of the study is the market analysis -conduction of a survey into knowledge of, and interest in, Zen and Zen gardens. e principles of landscape ecology are respected, as the Zen garden would be set in the woods and will blend seamlessly into the landscape.
INTRODUCTION
e Government of the Republic of Slovenia de nes tourism as one of the most important economic and strategic sectors, as it creates new jobs and has a highly positive impact on balanced regional development. From the Slovenian Tourism Development Strategy (2012) (2013) (2014) (2015) (2016) , which is the basic document for planning of tourism development at the national level, we can see that the designers of Slovenian tourism have, in recent years, reached a consensus that all tourism development must become sustainable (Ministry of Economic Development and Technology 2012).
Sustainable tourism development does not deplete natural resources, and does not pollute the environment, while respecting culture and human and ethical values. We can talk about so tourism, which is the most suitable for rural areas. At the same time, sustainable development focuses not only on environmental issues, but emphasises development that meets the needs of the present without compromising the ability of future generations. Sustainable development links the concern for the capacity of natural systems with the social challenges facing humanity. Tourism is one of the fundamental pillars of balanced economic, social, ethical, and environmental development -these are the components that comprise sustainable development. us, tourism is becoming an extremely important sector of both the global and the local economy.
e sector is expected to grow constantly, both in qualitative and quantitative terms.
Any development of tourism cannot happen without a ecting the development of the entire region. When we attract tourists with one attraction, they will visit by the way also other attractions, they will use public transport, eat in local restaurants and sleep in nearby hotels, which brings bene t to all actors and hence the entire region. However, there may cause also negative e ects, such as increased tra c and thus greater noise and air pollution.
Nowadays, "relaxed tourism" is booming as people are in a constant hurry and are under stress, so there is a growing demand for relaxation techniques and a need for places where they can nd peace. In the north-east of Slovenia alone, there are 7 thermal spas, over 25 tourist farms, and many other activities which attract tourists who want on-site facilities.
e landscape is a functional set of ecosystems and their environment, which is namely open, but able to be to a certain extent self-regulating. Landscape ecology is the study of the composition, structure and function of landscapes. A landscape is not necessarily de ned by its size; rather, it is de ned by an interacting mosaic of elements (e.g. ecosystems) relevant to some phenomenon under consideration (at any scale). us, a landscape is simply an area of land (at any scale) containing an interesting pattern that a ects and is a ected by an ecological process of interest (Turner et al. 2001 , Turner, 2005 .
Zen is the way of thinking, striving for inner peace and acceptance of other people and things as they are. To live in the present, disregarding the past and do not worry about the future. During the development of the Zen, various teachers used their own methods and approaches and that's why Zen parts for Japanese and Chinese. In addition, Zen parts of the course also due to the geographical division of the two countries. e Buddhist concept is completely enclosed in a Zen only that this concept arose the legend of Siddhartha Gautama, nowadays known as Gautama Buddha.
e great masters of Zen and Buddhism may precisely explain the similarities and di erences. However, if you live according to the principles of Zen, you live also according to the principles of Buddhism and vice versa. e Japanese and the Chinese, who were the originators of Zen thinking, created special gardens, called Zen gardens, which use many natural materials, such as sand, stone, rocks, and bamboo. Simple lines are used that do not impose any form, so each visitor experiences the garden in his own way. Zen garden it can be used as a tool to facilitate the achievement of the Zen, or just for a walk, relax, enjoying the nature, or an idea how to arrange the home garden. In Zen gardens there are created simple lines that do not impose any form in order to cleanse the mind of the observer for the understanding of super uous elements, and allow the viewer to easily achieve deeper insights (Žibrat 2015) .
Creating a business plan is necessary in order to cover the economic aspect. e concept of "economy" encompasses the entirety of the economic sciences, which are experienced very rapid changes due to the diversity of research. e subject of the economy is in every human activity in which we are confronted with the problem of limited resources with which to achieve the stated objectives. e task of economics is to ultimately achieve maximum e ciency, or minimisation of costs (Žnidaršič Krajnc,1995) .
By de nition, investment means "increasing, or at least maintaining the value of capital". e process of investment lies in the realization of the path from the idea or concept to the market. Property is a lever of investment, which requires a continued increase or maintaining of the value. When investing, the proceeds or output should always be higher than the input (Vuk 2001 ).
e aim of our study was to accurately present the plan and the company that we want to establish, and to assess the nancial feasibility of the investment, which was estimated on the basis of the assessment of net present value and internal rate of return. Another important part of the study wasthe market research -the survey into the knowledge of, and interest in, Zen and Zen gardens.
MATERIALS AND METHODS

Net present value and internal rate of return
The preferred approach to the evaluation of investment projects is a dynamic method known as net present value analysis (NPV) (Pažek and Rozman 2008) .
e two most important criteria for the selection of investment projects are net present value (NPV) and internal rate of return (IRR). Most o en, projects are evaluated equally according to both criteria, but sometimes these two criteria o er di erent estimates. In theory, the concept of NPV is better, but IRR o ers more results, and thereby solves the problem of the evaluation of more complex and multilayered projects. New equations of NPV contain all possible solutions for IRR as a component. e analysis con rms the theory that NPV is a better concept, but IRR remains a compulsory core part of the corresponding NPV.
e NPV estimates the e ectiveness of investment in the present. NPV reduces the expected cash income from investments for the sum, which depends on three factors: the riskiness of investments, the expected in ation, and the desire of investors to get their money back upon withdrawal from the project. If the cash in ows exceed the amount of the investment, then NPV is positive, and the project is nancially attractive for investors (Kierul 2008 ). e rule for an investment decision on the basis of NPV is that the investment can be taken if NPV is greater than 0, and rejected if the NPV is less than 0. If the NPV is equal to zero, the decision maker could decide to be indi erent. From the alternative investment options, we choose the one with the highest NPV. e investment is acceptable only in the case when there is no alternative investment, which would give higher value yields for the same cost (Čebokli 2011) . For an investment of t periods, the formula is as follows:
Where: NPV t -Net Present Value (€), I -investment costs (€), TR -total revenue (€), TC -total costs (€), r -interest rate (%), t -time -number of years e disadvantage of the NPV method is the fact that it does not take into account the value of creation of opportunities. Sometimes an investment that is inherently uneconomically feasible can create opportunities, which enable new investments for the company in favorable market conditions (Buckley 1998 ).
An associated concept is the IRR, which does not serve with nominal values, but rather with a discount rate, at which NPV = 0 and represents the maximum interest rate that would be transferred to an investment in the case of nancing by credit.
Landscape ecology
Landscape ecology is a sub-discipline of ecology, which examines how patterns in space a ect the spatial processes. It covers both the impact of biological processes on the landscape structure and the in uence of the landscape structure on the wealth and distribution of organisms in space. e main concern of landscape ecology is the study of large-scale spatial heterogeneity, due to both natural and anthropogenic in uences, and the e ects of this heterogeneity on ecological processes and species persistence.
Setting a Zen garden in the woods is certainly an interference with the landscape, so the principles of landscape ecology need to be respected. Trees which absolutely have to be felled for the purpose of the garden arrangements will be used in the garden, to create simple benches, sculptures, and a variety of decorative accessories. For the purpose of the garden arrangements, it will also be necessary to fully clean the forest oor, which will destroy all undergrowth. To gain the required space, it will be necessary to remove the majority of young trees. However, it will not be necessary to discard them; they will be transplanted to the periphery, or used as an integral part of the garden. Some of the forest undergrowth plants -for example, various ferns and sedges -will be transplanted and arranged for the purpose of the systematic design of the garden.
Animals will not be driven out from the area of the garden. e assumption is that that they will eventually leave the area of their own accord, due to the noise. e area of the entire forest is much larger than that of the garden, so the animals will have the opportunity to withdraw to a quieter part of the forest.
A small market selling local produce, such as sausages, honey, pumpkin seed oil, teas, natural soaps, essential oils and so on, is planned to be in front of the garden. is will allow nearby residents to earn additional income, and, at the same time, will encourage the development of complementary activities in the region. Stands will be o ered at a token rate (€2.00 per day).
e impact of tourism
Tourist activities are linked to the natural and cultural environment. An important part of Slovenian tourism is its abundant opportunities for recreation in an attractive natural environment with special and interesting elements.
e expansion of di erent forms of recreation is increasing, due to people's desire to withdraw from urban centres and to enjoy active leisure pursuits in a healthy environment.
Increased interest in leisure activities in a natural environment brings with it a number of problems, including disturbance of the wildlife. is is known as environmental wildlife stress, and is caused by an increase in visitors and by the construction and maintenance of recreational facilities and infrastructures. Animals react to visual and auditory stimuli, as well as smells. In general, wildlife is better able to tolerate cyclical and repetitive stimuli than those which are unpredictable. For example, a motorway, which produces a constant background noise, is less disruptive to animals than a construction site which will produce sudden outbursts of noise at random times (Kolar 1999 ).
e development of tourism in a locality is not possible if it does not take into account the local population. It is important that local people see the value the development will add to the area. In order to gain their cooperation, local people should be integrated into the preparation of the development strategy, listened to, and, if possible, their opinions, suggestions and ideas should be taken in to account. In fact, the local population has a much greater sense of, and the best vision for, their needs for the development.
Amount
Unit Price Together (€) 
Business plan
A business plan is a detailed and measured description of the business or business idea. It is urgently needed if the entrepreneur wishes to obtain nancial support from banks, to apply for nancial aid from the various funds, or to expect cooperation from other companies. It must include real and measurable objectives, including a description of the business and branches, research and market analysis, marketing plan, nancial analysis, risk assessment, and schedule. Financial projections are the most important element of any plan, and are formed a er detailed analysis of the business, costs, and revenues. If the company already exists, the projections are based on results from previous years; if not, on forecasts for the future, usually for 3-5 years (Vidic 1999).
Zen garden
When designing a Zen garden, it is reasonable to bear feng shui in mind. Feng shui has been con gured as a system that understands the multi-layered nature of space, together with its subtle energy levels. is is known as the school of forms, which talks about how energy ows through the landscape.
e basic principle of the school of forms is that the landscape is a living being, which pervades the life energy "qi", and has the ability to regulate the ow of energy to be steady and balanced, with just the right level of intensity (Kryžanowski 2012) .
In western countries, research has accumulatedon the therapeutic e ects of nature since the 1970s. e gap between eastern and western countries on the topics of therapeutic landscapes and healing gardens bridges the common knowledge that green public spaces are bene cial to people's physical, mental and social health, by providing spaces for therapeutic activities and contemplation, which relieves stresses and encourages social communication (Jiang 2014) .
Zen gardens seem to be an ideal place for meditation, as they are designed to defuse and concentrate thoughts. erefore, the garden will have a lot of landscaped corners, which will o er visitors some privacy.
Zen gardening is an art form with a profound spiritual signi cance. Zen gardens are known as 'arid gardens' or 'stone gardens' . In their own language, the Japanese call them 'karesansui' , which literally means 'water of dry mountains' .
Many Zen gardens are designed with the aim of symbolic communication of Buddhist concepts; it is possible to experience 'Zen' in them, thanks to the particular vulnerability of nature to its most basic elements, which can still carry the whole message. For instance, the stone symbolizes a mountain, sand or curves in the sand the water, the piece of wood a tree, the forest a boat, and so on. e essence of such symbolism of communication is to cleanse the mind of the observer of all super uous elements, and allow him to easily concentrate on his insight.
Zen gardens sometimes include live plants in limited quantities, mostly moss, but always in proportion to the largely static and inanimate nature of such a garden. is is primarily a re ection of the Buddhist evaluation of the relative rarity of life and the cycle of birth and impermanence, which illustrates the change of seasons by the impact on the living nature in the garden. Many Zen gardens are positioned in such a way that each garden 'borrows' from its neighbourhood as part of its design. e purpose of such borrowing of the background is the optical zoom of the garden area and its logical connection with the surroundings. Planned gardens also fuse to the surroundings, so that they do not unduly interfere with the existing nature.
RESULTS AND DISCUSSION
Investment costs
e investment is the largest nancial outlay, but it is absolutely necessary. Table 1 shows the costs and total value of the investment. e highest cost is the purchase of land, amounting to €4,000.00.
Zen garden is planned in north-eastern Slovenia in the Pomurje region, where property prices are generally lower due to a lower standard of the whole region. We have assumed the approximate average price for forest land in the market €1/m .
Part of the investment budget will be needed for machine work, buying stands, project documentation, and other aspects.
Annual cash ow
Cash ow is the movement of cash in and out during the period under analysis. is must be determined in order to Business plan for a Zen garden ensure or assess the current solvency of the company. e annual cash ow (ACF) is the most important parameter when calculating the net present value. ACF was calculated as the di erence between total revenue (TR) and total cost (TC). Table 2 presents the total revenues. e garden would be nanced from ticket sales and the rental of stands. e total costs, represented in Table 3 , amount to €19,956.60. e biggest costs would be sta salaries. Initially, only one person will be employed at an average Slovenian salary for the month of June 2014, i.e. €1,521.38 gross. (SAOP 2014) Other costs would be maintenance costs and advertising, which together account for €1,700.00 per year. ACF = €25,370.00 -€19,956.60 ACF = €5,413.44
Break-even point of the business and breakeven price of tickets e pro tability threshold or break-even point is the moment when a company achieves a volume of business whereby it has neither a pro t nor a loss. At such a volume, the company revenue sales just cover all costs. Above the breakeven price, the pro t increases; below it, losses increase. A calculation of the break-even point of the volume of ticket sales, comprising the number of visitors and break-even price of tickets, is presented in Table 4 .
Business plan for a Zen garden With a planned entrance fee of €3.50, and an expected number of visitors of 6,500, the company would have a pro t of €5,413.44. By reducing the number of visitors, the pro t decreases. e minimum number of visitors with which the company would still operate positively, is 4,954; the pro t would be €2.44.
By reducing the amount of the entrance fee, pro t drops sharply.
e minimum ticket price, where the company would still operate positively, under the assumption that the expected number of visitors is achieved, is €2.70 (Table 5 ). Net present value and internal rate of return
Evaluations of the net present value and internal rate of return are shown in Tables 6 and 7 . e net present value was estimated by taking into account interest rates of 8.00%. Positive business would begin in the 4 th year of operations; estimated NPV will by then be €3,039.30.
e maximum interest rate which can be managed with the investment is estimated at 16.86%; estimated NPV will then be €0.69. 68.4% of respondents intended to visit a Zen garden out of curiosity. In terms of the entrance fee, the majority (45.4%) were ready to pay €2-3; 30.1% were willing to pay €4-5. 80% of respondents already had a local market nearby, but only about 30% attended it. 89.7% of respondents preferred the possibility of purchasing local products or crops when visiting local attractions (Žibrat 2014) .
CONCLUSIONS
e aim of the study was to accurately present the branch and the company that we want to establish, and to assess the nancial viability of the investment, which was estimated on the basis of the calculation of net present value and internal rate of return.
e survey was included for the market research reasons. It was necessary to know whether the people are interested to see the Zen garden, whether they are willing to pay an entrance fee and how much. e results of the market research were positive.
Investment in the construction of a Zen garden with corresponding activities was nancially justi ed. e investment of €14,890.70 would be repaid in the 4 th year of operations, with a NPV of €3,039.30. In the case of nancing by credit, investment may carry a 16.86% discount rate, which will encourage investors.
e investment would provide employees with a monthly income at the average Slovenian salary. As of June 2014, this was €1,521.38 gross; with the estimated visitor numbers, such a gure can be achieved. Moreover, the estimated investment clearly shows positive economic indicators; it is necessary to point out other bene ts that tourism brings to the region. Development of tourism brings jobs and encourages investments in infrastructure and the preservation of natural and cultural heritage, which in turn raises the living standard of local people. Without investments, it is impossible to develop any branch. Alternatively, we may also expect impacts based solely on Zen garden, such as increasing interest in meditation, Zen, and/or yoga which is scienti cally proven to have a positive impact on the quality of life of people who are engaged in this, as well as for the broader neighbourhood.
